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OVERVIEW OF THE FAIRLINGTON/BRADLEE PLANNING PROCESS

In response to a request from City Council, the Department of Planning undertook a planning exercise to

update the Master Plan for  the Fairlington/Bradlee area. A series of task force meetings were held from

December 1986 through March 1987 with the purpose of reevaluating the Master Plan and recommending

needed changes to City Council.

The Fairlington/Bradlee area is the predominantly commercial area located at or near the intersection of King

Street (Route 7), Braddock Road, and Quaker Lane. (Map 1). The land use is  predominantly retail and

comm ercial services, with  a small amount of of fice space (pr imarily medical) and a little housing. Most of the

area is zoned C-2 which allows high density (FAR 3.0) developm ent at heights of up to 150 feet.

W hile the area is zoned for intensive comm ercial use, the area has not yet experienced sign ificant h igh density

comm ercial activity. It is the concern of nearby neighborhoods that such uses could seek to locate in the area

and to change the nature of the area that give em phasis to this study.

The major concerns expressed at meetings on the plan were:

1. how to relieve the perceived congestion at the King/Quaker/Braddock intersection,

2. how to maintain the low scale neighborhood-serving retail currently existing within the area, and

3. how to insure that new development will be in scale with nearby residential areas.

The Fairlington/Bradlee plan is intended to provide guidelines for implementing appropriate land use, zoning,

transportation and urban design policies in the area. The recomm endations made in this plan are a result of

Planning staff analysis and issues and concerns raised by the Fairlington/Bradlee Area Task Force.
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GOALS FOR THE AREA

1. To preserve and maintain neighborhoods adjacent to the plan area and protect those areas from

density increase and from congestion from development and redevelopment of land within the plan

area.

2. To preserve and maintain the continued presence of neighborhood-serving retail currently existing

in the area.

3. To ensure that commercial redevelopment be compatible with surrounding neighborhoods and in

scale with existing comm ercial areas.

4. To improve traffic circulation in the area, consistent with attainment of other goals and objectives.

5. To improve the visual appearance of the area, consistent with sound principles of urban design.
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MASTER PLAN RECOMM ENDATIONS:

Both the Fairlington and Bradlee Shopping Centers have undergone major renovations recently, and  Bradlee

has expanded its retail offerings. The consensus of the neighborhood task force is that these centers are

important to the surrounding residential neighborhoods, and should be preserved, and that steps be taken to

insure that they are not replaced by out-of-scale, high density office development which could change the

nature of the area.

The task force reviewed the current (1974) land use plan for the area (Map 2) and concluded that the plan

had to be refined to meet the goals for the area. In particular, the 1974 plan designates much of the area for

comm ercial development, failing to distinguish between high density comm ercial office development, and low

density, neighborhood-serving retail development of the kind that currently exists within the area

The proposed plan makes those distinctions (Map 3).

The Zoning Code allows nearly 2,000,000 square feet of office space to be developed in this area; th is

amount is clearly excessive for a neighborhood serving com mercial center which is not one of the City's

designated growth areas. Staff recommends that the total office space in the entire area not exceed 200,000

square feet, and that medium and high density office development be directed to the City's growth areas.

Plan Concept

The basic concept of the proposed Plan is to concentrate neighborhood serving comm ercial along King Street

and North Quaker Lane, limiting both the extent of office development and the heights of buildings.

Commercial development should not be allowed to spread to the east along Braddock Road beyond Radford

Street where the residential neighborhood begins. The heights, density, and intensity of uses would be limited

adjacent to residential neighborhoods.

The plan proposes three new commercial categories which more accurately describe the kind of comm ercial

development desired:

CSL: Commercial Service Low

Low intensity service, low scale office and clean industrial uses compatible with residential

areas; 1-4 stories

CG: Commercial General

Auto oriented retail and service activities

OC: Office Commercial

Moderate density, low height office development

RECOM MENDED CHANG ES TO THE M ASTER PLAN (MAP 4) 

1. From Comm ercial to Residential Medium (RM).

These two areas are residential townhomes. The current comm ercial designation is inappropriate.

2. From Residential Low to Institutional (INS).

This area is shown as residentia l low. The site is currently owned by the Blessed Sacrament Church.

is under construction for a new church and school fac ility and should be shown as institu tional.
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<<Map 2 1974 Land Use Plan>>

This map not yet available in online version.
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<<Map 3 Adopted Land Use Amended 9/13/1997, Ordinance #3950

Amended 1/26/02, Ordinance 4235>>

This map not yet available in online version.



7

<<Map 4 Proposed Land Use Changes - Amended 1/26/02, Ordinance 4235>>

This map not yet available in online version.
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3. From Residential Low to Residential Medium (RM).

This  area is residential low with single-family homes. The recommended change to residentia l

medium would allow for redevelopment to townhomes and act as a transition from the proposed

residential high to the west to the Ins titutional use and low density residential to the east. The

designation represents a compromise allowing existing single-family houses to remain but allows

redevelopment to h igher densities of residentia l.

4. From Residential Low to Residential High (RH).

This block is currently used as institutional, is zoned C-O and has been approved by Council for high

density residential.

5. From Residential Low to Residential Medium (RM).

This block is currently designated residential low for single-family housing but is being developed for

townhouses. Residential medium is the appropriate designation.

6,7. From Comm ercial to Commercial General (CG).

These areas are designated commercial and are primarily retail and service oriented com mercial.

Designating these areas for comm ercial general will help to retain the strong retail base that now

exists, and to discourage their redevelopment for excessive am ounts of office. This designation will,

in addition, accomm odate the automobile sales and service uses on the two sites owned by Lindsay

Cadillac Co. and anticipated to remain on these sites for the indefinite future and/or would permit

limited office development on these sites.

8. From Com mercial to Comm ercial Service Low (CSL).

These areas are appropriate for mixed comm ercial and services, at low densities and heights that

are com patible with nearby residential.

9. From  Com mercial to Office/Commercial (OC).

Council thought this site was appropriate for OC densities.

9. From  OC to CSL - Ordinance 4235

Land Use Map am ended to change the land use designation of the property at 1407-1499 W est

Braddock Road (east of Fern Street and a portion of the Blessed Sacrament Church property) from

Institutional to CSL/Commercial Service Low.

10. From  INST to CSL - Ordinance 4235

Land Use Map amended to change the land use designation of the property at 1601-1608 Osage

Street, Fern Street vacated and the Blessed Sacrament Church property from OC/Office Commercial

to CSL/Comm ercial Service Low. 

ZONING RECOMM ENDATIONS

The major recommendation of the study is to revise the existing C-2 comm ercial zone to allow for a

differentiation between the comm ercial functions as called for in the master plan recomm endations:

1. CSL - Com mercial Service Low: low intensity service and comm ercial; low scale office and clean

industrial uses compatible with medium density residential areas; 1-4 stories.

2. CG - Comm ercial General, retail/service centers with a limited amount of office development allowed.
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3. OC - Office Comm ercial: medium density comm ercial at low heights.

Currently, the comm ercial zoning allows development up to 150 feet in height and to a density of 3.0 which

is not compatible with the small area plan goals (Map 5).

The portion of the townhouse development on Dogwood Drive west of Kenwood currently zoned C-2 should

be rezoned to RM res identia l. The property is currently used for medium  density residential uses, and it would

be inappropriate for commercial development to extend into the residential area.

There was general support for the proposal that the residential properties between Kenwood and Radford

from south of the Lindsay parking lot to Braddock Road should be rezoned from R-8 to R-B to preserve the

area in residential use, but to allow longer term redevelopment of the area at som ewhat higher densities to

serve as a transition zone from the higher density com mercial and housing developments to the west to the

low density residential areas to the east and northeast.

Recommendations:

A. Refer to the Zoning Task Force a study of how to create new commercial zones to preserve

neighborhood serving retail areas and to limit high density office development on retail comm ercial

sites.

(Proposed Zoning Changes - Map 6)

1. Rezone the portion of the townhouse development at Kenwood Avenue and Dogwood Drive from C-2

to a residential category.

The C-2 commercial is inappropriate for a res idential developm ent.

2. Rezone the blocks between Osage Street, Kenwood Avenue and Braddock Road as shown on the

attached map from R-8 to RB.

This rezoning will allow the existing single-family houses to remain, but will allow for future

development of townhouses.

3. Rezone the remainder of the block bounded by Kenwood, King, Radford and Braddock  from  R-8 to

RB.

4. Rezone the Bradlee Shoppinq Center (including the as station and the Safeway), the Fairlington

Shopping Center, and the parcels at Braddock and Kina to a new zoning category consistent with the

CG m aster Plan designation.

The goal of the rezoning is to preserve important neighborhood retail facilities, to encourage new

neighborhood serving retail, and to lim it the extent of off ice development. This designation will, in

addition, accomm odate the automobile sales and service uses on the two sites owned by Lindsay

Cadillac Co. and anticipated to rem ain on these sites for the indefinite future and/or would perm it

limited office development on these sites.
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Zoning Description
CG  -   Commercial general zone
CL  -   Commercial low zone
CSL  -   Commercial service low zone
POS  -   Public open space
R 12  -   Residential single family zone, 12,000 square foot lot
R 20  -   Residential single family zone, 20,000 square foot lot
R 8  -   Residential single family zone, 8000 square foot lot
RA  -   Residential multi-family zone
RB  -   Residential townhouse zone
RC  -   Residential high density apartment zone

Map 5
Existing Zoning
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<<Map 6A Proposed Zoning - Amended 1/26/02, Ordinance 4235>>

This map not yet available in online version.
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<<Map 6B Proposed Zoning Changes - Amended 1/26/02, Ordinance 4235>>

This map not yet available in online version.
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5. Rezone the Lindsay Cadillac Properties to a new designation consistent with the CSL category.

The goal of the rezoning is to reduce the height and intensity of uses allowable in this area while

allowing provision of retail and service activities in a manner consistent with nearby residential areas.

6. Rezone the properties along Quaker Lane between Fern and Dogwood to a new category consistent

with the CG master plan designation.

The goal is to preserve the existing retail and service uses.

7. Rezone the block at King and Quaker from C-2 to a category consistent with Commercial General.

This rezoning is consistent with existing uses and limits office development at a site that has poor

access.

8. Rezone from C-O to a RC-Residential High Zone.

This block has been approved for a high density residential project. This proposed rezoning is

consistent with that proposal.

9. Rezone from C-2 to a zone consistent with Office Commercial.

Council thought this site was appropriate for OC land use and zoning, with densities up to a 1.5 F.A.R.

9. Rezone from OC to CSL

10. Rezone from INST to CSL

HEIGHT LIMITS

There was a consensus that the allowable heights in the area are too high (Map 7). Allowable heights of the

150 feet were felt to be inappropriate both in terms of their rela tionship to nearby residential areas, and in

terms of the kind of neighborhood-serving comm ercial that is desired in the Bradlee/Fairlington area. Heights

of 150 feet are appropriate to high intensity commercial centers such as are found in the Eisenhower Valley

and parts of the west end, but inappropriate for this small business complex in the center of low scale

residential neighborhoods.

TRANSPORTATION RECOMM ENDATIONS

One of the major concerns of the task force is the need to improve traffic flow through the King/Quaker/

Braddock intersection.

The major problem  of the intersection is not an unusually high volum e of traffic on any one street segment,

but rather the fact that there are so many movements through the intersection that the sum total of all the

signal phases result in a very long cycle time with a limited number of cars being able to move through each

phase. It is clear that the only way to make a significant impact on the intersection is to reduce the total

number of traffic movements either by 1) eliminating some turning movements, 2) building a grade separation

with King Street passing under the intersection, or 3) combining King and Braddock traffic together where they

cross Quaker Lane.
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<< Map 7 Existing Height Restrictions>>

This map not yet available in online version.
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Recommendations:

1. That Council ask the Department of Recreation, Parks and Cultural Activities to consider the plan for

tree plantings in the Fairlington/Bradlee area and inclusion of that plan as a capital expenditure to be

included in the Capital Improvements Program. Staff has not proposed trees along the portion of King

Street likely to be affected by the study of ways to improve the intersection (Map 11).



17

<<Map 9 Transportation Recommendations>>

This map not yet available in online version.
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<<Map 10 Recomm endation to Provide for Left Turn and Thru Traffic Lanes on Eastbound Braddock Road>>

This map not yet available in online version.
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<<Map 11 Tree Planting Plan>>

This map not yet available in online version.


